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Year-end Report 2005

Castellum is one of the major listed real estate companies in Sweden. The fair value of the real
estate portfolio amounts to approx. SEK 20 billion, and comprises mainly commercial properties.
The real estate portfolio is owned and managed by six wholly owned subsidiaries with strong
local roots in five growth regions: Greater Gothenburg (incl. Bords and Alingsds), the Oresund
Region (Malmé, Lund, Helsingborg), Greater Stockholm (Stockholm s inner subwrbs), Mdlardalen

(Orebro, Visterds, Uppsala) and Western Sméland (Virnamo, Jonkiéping, Vixjo).

The Castellum share is listed on Stockholmsbérsen’s Q-list, Attract 40.

M Rental income for 2005 amounted to SEKm 1,907 (1,856 previous year).

M Net income after tax for the year amounted to SEKm 1,294 (916),
equivalent to SEK 31.56 (22.34) per share.

W Income from property management improved by 11% to SEKm 820
(741), equivalent to SEK 20.00 (18.07) per share.

B The Board proposes a dividend of SEK 10.50 {9.50) per share and a 4:1
share split, by which one old share is replaced by four new shares.

DATA PER SHARE

SEK 2005 2004 2003 2002 200 200

Income property management  20.00 18.07 16.29 15.10 13.20 10.62
Change +11% +11% +8% +14% +24%

Net income after tax 31.56 22.34 10.73 16.00 221 16.30
Change +41% +108% -33% -30% +39%

Dividend (for 2005 propased) 10.50 9.50 8.50 7.50 6.50 5.50
Change +11% +12% +13% +15% +18%
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Business Concept

Castellum’s business concept is to develop and add
value to its real estate porfolio, focusing on the
best possible earnings and asset growth, by offe-
ring customised commercial properties, through a
strong and clear presence in five Swedish growth
regions.

Overall Objectives

Castellum’s operations are focused on cash flow
and earnings growth, which along with a stable
capital structure provide the preconditions for
good growth in the company, while at the same
time offering shareholders a competitive divi-
dend.

W The objective is an annual growth in income
from property management per share of at
least 10% by adding value to properties,
increased rental income and cost effective
management, and by acquisition and new
construction of properties with development
potential.

B The objective is to report annual investments
of at least SEKm 1,000 in properties with
potential and sales of properties to which no
further value can be added by management of
at least SEKm 500 per year.

W The objective for the capital structure will
be an equitylassets ratio of 35-45% and an
interest coverage ratio of at feast 200%.

B The objective is to distribute at least 60% of
income from property management after tax,
having taken into account investment plans,
consofidation needs, ligquidity and financial
position in general.
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Income, Costs and Results

Comparisons. shown in brackets, are made with the corresponding
amounts previous year. For definitions see Castellum's websire,
www.castellum.se

Income from property management during the year, i.e. nel
income excluding changes in value and tax, amounted o
SEKm 820 (741), equivalent 1o SEK 20.00 (18.07) per share.
The improvement ts 11% and has been achieved chiefly
through a larger real estale portfolio and lower inlerest rate
levels.

The fourth quarter 2003 is the 36th consecutive quarter
showing growth since 1PO in May 1997.

INCOME FROM PRCPERTY MANAGEMENT FER SHARE

Isatated quarter, SEK {hars) Rolkng annual value, STK fline}

5.50 12,00
5,00 0,00
450_ 18,00
4.00 16.00

1997 1998 1999 2000 2007 2007 2003 2004 2005

During the year, chages in value on properties and
derivatives amounted to, respectively, SEKm 932 (660) and
SEKm ~4{} (-146). Net income for the year was SEKm 1,294
{916), equivalent to SEK 31.56 kr (22.34} per share.

Rental income

Group renatal income amounted to SEKm 1,907 (1,856).
The tmprovement is chiefly an effect of a larger real estate
portfolio.

Castellum’s lease portfolio is presently considered to be
in line with the market rents, Meaning that a majority of the
contracts expiring are extended with unchanged conditions,
For office and retail properties, the average contracted rental
level amounted to SEK 1.071 per sq.m., whereas it for
warehouse and industrial propertics amounted to SEK 618
per sq.m. Rental levels have in principle remain unchanged
compared with previous vear.

Castellum has a good risk exposure in the commercial lease
portfolio. The group has approx. 3,600 commercial contracts,
spreading over many sectors and durations. The single argest
contract makes up for 1% of Castellum’s total rental income.

CASTELLUM YEAR:-
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LEASE EXPIRY STRUCTURE :

No. of Areathous.  Lease value, Percentage

Term leases 5q.m, SEKm of value

Cammercial
2006 990 308 248 14%
2007 1056 512 435 24%
2008 812 4372 an 23%
2009 461 294 2563 15%
2010 114 168 158 G%
2011+ 127 277 264 15%

Total commercial 3560 203 1789 100%

Residential 638 45 44

Parking spaces etc. 1428 43 48

Total 5626 2119 1881

The economic occupancy rate for office and retail properties
were 88.2% and {or warehouse and industrial properties 87_5%.
The occupancy rate is lower than for the corresponding period
previous year, but adjusted for acqusitions and sales it has
in principle remain unchanged during 2005. The total annual
rental value for vacant premises during the year amounted 1o
apprax, SEKm 276,

During the year over 670 new lease contracts were signed
with a total annual value of SEKm 208 (163), while contracts
termingted amounted to SEKm 162 (179). Net leasing (i.e.
gross leasing minus contracts terminated for moving out) for
the year were SEKm 46 (—16). Net leasing during the last
quarter were SEKm -8 (-26), The negative net leasing is
mainly referring to the Oresund region.

Isolated quarler, SEKm
120 _ R - .
B New leases T Terminabons

- Nt leasing, rolng annual valye

2000 2001 2002 2003 2004 2005

The positive trend in net leasing continues although
terminations, as in previous years, were high during the fourth
quarter. The tevel of demand and new leasing are contutnued
good for both existing as well as potential customers on all
markets where Castellum is present and for both warehouse/
industrial and office/retial propertics. Rental levels are
expected to remain stable.

Regarding the reai estate market the liquidity as well as the
demand are continued very high. The combination of a large
demand from both forgign and domestic investors, a limired
supply and lower required yields has led 1o increasing real
estate prices,

HMD REPORT 2Z0O0S



Property costs

Property cests amounted to SEKm 637 (628) corresponding
to SEK 247 per sq.m. (255). The lower costs per square metre
are mainly due to favourable weather conditions. Distribution
ameng costs and types of properties are shown in the following
table.

PROPERTY COSTS

Office/ Warehouse/

SEK/sq.m. Retail Industrial  Residential Total
Operating expenses 174 96 229 136
Maintenance etc. 47 24 52 36

Ground rent 8 5 [+] 6

Real estate tax 44 10 3¢ 28
Direct property <osts 273 135 311 206
Leasing and property

management (indirect) - - - 41
Total 273 135 in 247
Previous year 280 139 324 255
Compared with

pravious year -2.5% -2.9% —4.0% -26%

Central administrative expenses

Central administralive expenses were SEKm 68 (69). This
includes costs for a profit and share price related incentive
programme for senior management of SEKm 12 (i3).

Net financial items

Net financial items were SEKm -382 (—418). The average
interest rate level during the period was 4.3% (4.9%). The
lower interest rate level is an effect of lower market interest
rates, that interst rate derivatives with an interest rate higher
than the market interest rate have been closed and an increased
share of short term fixed inlerest rates.

Castellum’s interest ratc maturity structure provides low
exposure to changes in the market interest rate. Assuming
an unchanged volume of loans and a retained average fixed
interest term, an immediate change in the market interest
rate of one percentage unit would eflect net financial items
by SEKm 46 during the following year, equivalent to 6% of
income from property management,

Change in value

During the vear 25 properties (28) were sold for a total of
SEKm 468 (494), which exceeded fair value by SEKm 71 (89}
and the book value according to earlier accounting principles
by SEKm 216 (190). The majority of the sales are residential
properties being sold to tenant owners™ assoctations.

Based on annual husiness plans an intermal valuation of
all properties using a 10 year cash flow-based model with
an individual assessment for each propenty of both its future
earmings capacity and the required yvield is carried out at the
vear-end. The required vield. afler deducting an assumed

CasSTELLUM
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growth equal 1o the inflation, ltes in the inlerval 5.8-8.3%
for office/retail, 7.2-10.4% for warchouse/industrial and 4.7-
5.5% for residential properties. Projects under way have been
valued according to the same principles. but with dedution of
remaining investments. Building permissions and land have
been valued at an estimated market value per square inetre.

In order to reflect the increase in prices secn on the real
estate marketl assumptions of reduced market vields by 0.4
percentage units since the year end, of which 0.2 pereentage
units relates to the fourth quarter. have been made in the
internial valuation. The valuation shows a fatr value of SEKm
21,270, giving an unrealized change in value of SEKm 861.
equivalent to approx. 4%.

In order to ensure the valuation, over 104 properties.
representing 53% intermsofvalue, have beenvalued exiernally
by Svefa AB. The properties were selecied on the basis of
the largest properties in terms of value, but also 10 reflect the
composition of the reat estate portfolio in terms of type and
geographical location of the properties, Svefa’s valuation of
the selected properties amounted to SEKm 11.532. within an
uncertainty range of +/~ 5-10% on property level. depending
on the property’s type and location. Castellum’s valuatien of
the same properties amounted 10 SEKm 11,379,

Castellum’s average interest rate for funding was 3.5% at
the end of the year. The average market interest rate for a
new credit portfolio with the equivalent interest rate maturity
structure is 3.1%. The difference is in pant due to lower
market interest rates since deal date. part due to the time
factor (an originally S-vear fixed interest term with 2 years
left to maturity is compared with a 2-year fixed interest term).
Since the market interest rate is lower there is a sub value in
the interest rate portfolio. which at the end of the year, was
SEKm 233 (391). During the year interest rate derivatives to
a value of SEKm —198 have been closed. giving a reahized
change in value of SEKm 14, Together with an vrreahzed
change in value of SEKm ~54 the total change in value was
SEKm -40.

Tax

Due to the opportunity 1o make depreciations for tax purposes,
deductions of investments deductible for tax purposes and {o
use tax loss carry forwards, there are in principle oo paid fax
costs. There is, however, a deterred tax cost of SEKm 417,
referring 10 28% of utilized tax loss carry forwards. the deferred
taxation from depreciation for tax purposes and investments
deductible for tax purposes. and changes in value.

When calculating the current tax consideration has heen
taken 1o assessed earlier claimed deductions for invesiments
deductible for tax purposes, write-downs on shares in
subsidiares and the subvalue on interest rate derivatives.

NDO REPORT 2005 5



Investments deductable for tax purposes. write-downs
on shares in subsidiaries and decreases in value on interest
rate derivatives lead 1o lower current tax and corresponding
higher deferred tax. Write-downs on shares gives a lower
current tax without a corresponding higher deferred tax. As
shown in the table below the remaining tax loss carry forward
are calculated to SEKm 381, The properties fair value exceed
their 1ax assessment value by SEKm 8.172.

TAX CALCULATION

Basis Basis

SEKm current tax deferred tax
income before tax 1732 -
Deductions for tax purposes

depreciation -373 373

investments -154 154
Difference fiscal and book value

an properties sold 173 -173
Non taxable changes in value on

properties - 861 261
Other tax allowances 5 -5
Taxable income from operations 502 1210
Tax loss carry forwards, opening

balance - 52 52
Deductions for tax purposes

investments, previous assessments - 306 306

nterest derivatives, previous

assessments - 391 3N

write-downs on shares ~330 117

other -1 ]
Tax loss carry forwards, closing

balance 581 - 581
Taxable income 3 1489
Of which 28% current/deferred tax -1 -417

1 CASTELLUM YEa®B.-
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Accounting Principles

Beginning 2005, Castellum follows the by the EU adopted
IFRS standards and the interpretations of them (IFRIC). The
new accounting principles have significant effects in we
areas — Investment Properties and Financial Instruments,

The investment properties are recorded at fuir value in the
balance sheet with unreadized changes in value in the income
statement. This results in that depreciation and write-downs on
properties disappear and that the term income from property
sales changes 1o be the difference between the sales price and
the latest valuation, i.c. a realized change in value.

Castellum manage interest rate risk on portfolio level and
uses interest rate derivatives in order to achieve the desired
interest rate maturity structure, An interest rate derivative ts
a financial instrument which is recorded at fair value in the
halance sheet and. in the way Castellum manages interest rate
risks, with changes in value in the income slatement.

The effect of the new accounting principles on comparative
figures are shown in the following tables.

INCOME STATEMENT - PREVIOUS / NEW PRINCIPLES

2004 2004
SEXm Oct-Dec Jan-Dec
Net income, previgus accounting
principles 110 586
Depreciation properties 36 134
Income from property sales -6 -190
Properties realized change in value -2 89
Properties unrealized change in value 354 £71
Crivatives unrealized change in value - B6 - 146
Deferred tax 28% on above - 83 -128
Net income, new principles (IFRS) 323 916

SHAREHOLDERS® EQUITY - PREVIOUS 7 NEW PRINCIPLES |

2004 2003
SEKm 31 Dec 31 Dec
Shareholders’ equity, pravious 4927 4689
accounting principles
Properties - fair value 4708 4104
Derivatives - fair value -39 - 245
Deferred tax 28% on above -1209 -1081
Shareholders' equity,
new principles (IFRS) § 035 7 467
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Organisation

Castellum’s strategy is to manage its properties in a
decentralised and small-scale organisation with wholly owned
local subsidiarics, with the aim of achieving proximity to and
knowledge of the local real estate and rental markets. In order
to sirengthen the local identity, the companies operate under
their own names.

The subsidiaries’ organisation
Each subsidiary has between 22-35 emplovees. A flat and
customer oriented organisation, including the levels CEO,
property manager and local facility manager. gives a short
decision making process creating the preconditions for
good customer service and efficient handling of business
opportunitics in the local markets.

The facilities managers have the most contact with the
tenants, and are the natural representatives of the landlord.

Purchasing external services

In cases where external services are purchased, high demands
are made on companies used in terms of quality, customer
contact, service and environmental awareness.

The company possesses decentralised purchasing expentise
for negotiations when implementing projects involving new
construction, extension or refurbishment work. The Group
does not have its own organisation for undertaking coniracts.

Measuring and comparing

The subsidiaries are actively managed by means of the parent
company measuring and comparing management efficiency
and assel growth in the real estate portfolio. The companies
can benefit from cach other’s experiences and methods.
and specialist expertise can be made available to the whole
organisation.

Castellum AB

The parent company takes part in decisions on major
investments, acquisitions and sales of assets through
involvement in the Board of each subsidiary. The parent
company is also responsible for financing, the consolidated
accounts, the provision of information, overall [TT/S
strategies and personnel matters. The parenl company has 13
employecs.

— Eurarcads

CASTELLUM
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Central and northern Southern Gothenburg, Malmé, tund and
Gothenturg Mindal and Bords Helsingborg

FASTIGHETIR A}

BROSTADEN ~ RIASPHOLMEN

Stackholmn's Orebro, Uppsala
inner suburts and Vidsterds

\La Coralien

L i aeT

Varnamo, lonkdping
and Vixd
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Real Estate Portfolio

Castellum’s rcal estate portfolio at the end of the vear totalled
494 properties (492) with 2 total rental value of SEKm
2,220 (2,130) and a fair value of SEKm 21,270 (19.449),
The properties’ total lettable area were 2,651,000 sq.m,
(2,505.000). List of properties — see www.castellum.se.

The real estate portfolio consists entirely of Swedish
properties, and is geographically concentrated in Greater
Gothenburg, the COresund Region, Greater Stockholm,
Milardalen and Western Smaland. The main focus of the
portfolio is in the three major urban regions.

The commercial porifolio consists of office and rerail
properties as well as warchouse and industrial propertics,
mainly concentrated in well-situated workingareas with good
communications and scrvices. Castellum’s cight remaining
residential properties are located in central and attractive sites
in Gothenburg and Helsingborg,

Investments and sales
During the year the following changes in the real estate
portfolio have occurred.

CHANGES IN THE REAL ESTATE PORTFOLIO

Fair value, SEKm  Number

Real estate portfolio on 1 January, 2005 16 449 4937
+ Acquisitions 760 27
+ Investments in existing properties 597 -
- Sales - 397 _75
+ Unrealized change in value 861 -~

Real estate portfolio on 31 December, 2005 21270 494

During the year investments totalling SEKm 1,357 (1,268)
were made, of which SEKm 760 (848) were acquisitions and
SEKm 597 (420) investments in existing properties. Of the
total investments, SEKm 342 related to Greater Gothenburg.
SEKm 290 to Milardalen, SEKm 282 to the Oresund Region,
SEKm 195 10 Greater Stockholm and SEKm 48 to Western
Sméland.

Isclaied quarter, $EKm (bars) Rofling annual value, SEXm (i-e)
200 . 2000
Wl Invesiments in

700 existing properties 1750
600, I Acquistions 1500
500 . - 1250
a0 . HN.-N.-- o —l. . . YR c00
300 B i 0
200 . . . i: B . : 00
=R A Mol Ehed S0 20
0 __ I _ E - _ .0
2000 2002 2003 2004 2005

ND REPORT 2005



CASTELLUM'S REAL ESTATE PORTFOLIO 31-12-2005 -

Area Rental Rental Economic  Rental Property Property Netopera-
No.of thous. Fairvalve Fairvalue  value value ogcupancy  income costs  casis SEK/ ing mcome
properties sg.m. SEKm SEKkg.m.  SEEm SEK/sq.m, rate SEKm SEKm sq.m. SEXm
Officefratall
Greater Gothenburg 69 356 4049 71363 396 117 89.4% 354 96 269 258
Gresund Region 44 287 4019 13983 343 17192 8%94% 306 78 272 228
Greater Stockholm 37 248 2489 10048 295 1191  B2.5% 243 78 37 165
Malardalen a7 218 1586 7 296 192 882 87.9% 169 52 238 17
Wastern Sméland 35 186 1446 7 7566 162 871 329% 151 50 266 101
Total office/retail 232 1295 13589 10493 1388 1071 B88.2% 1223 354 273 869
Warehouse/industrial
Greater Gothenburg 82 468 2625 5606 294 629 92.2% 271 5% 127 212
Oresund Region 39 275 1523 5552 169 617 843% 142 36 133 106
Greater Stockholm 31 194 1083 5647 146 754  84.2% 123 38 197 85
Malardalen 36 148 623 4 203 88 596 86.7% 77 22 145 55
Western Smaland 31 163 565 3458 74 451 83.8% 62 13 78 49
Total warehouse/industrial 219 1248 6 429 5153 TN 618 87.5% 675 168 135 507
Residential
Gothenburg 6 8 105 12388 8 985 99.8% 8 3 366 5
Helsingborg 2 i7 240 14520 18 1058 99.4% 18 5 283 13
Total residential 8 25 345 13796 26 1033 995% 26 8 31 18
Total 459 2568 20363 7930 21385 851 8B1% 1924 530 206 1394
Leasing and property administration 106 41 - 106
Total after leasing and property administration 635 247 1288
Development projects 8 83 535 - 35 - - " 20 12 - 8
Undeveloped land 27 - 372 - - - - - - - -
Total 494 2651 211270 - 2220 - - 1944 648 - 1296

The tahle ahove relates to the properties owned by Castellum at the end of the year and reflects the income and cots of the properties as if they had
been owned during the whole year. The discrepency between the net operating income of SEKm 1,296 accounted for above and the ner operating
income of SEKm 1,270 in the income statement is explained by the deduction of the net operating incorna of SEKm 11 on properties sold during the
year, as well as the adjustment of the net operating income of SEKm 37 on properties acquiredi/completed during the year, which are recalculated as if

they had been owned or completed during the whole year,

RENTAL VALUE BY PROPERTY TYPE, EXCL. PROJECTS RENTAL VALUE BY REGION, EXCL. PROJECTS '

Warehouse/
Industrial

Qffice/Retail 54%

Residential 1%

_Greater Gothenbyrg 37% Greater Stockholm 20%_

Oresund Region 24% N,

% Malardaten 13%

Western Sméaland 11

PROPERTY RELATED KEY RATIOS SEGMENT iNFORMATION

2005 2004

Jan-Sept Jan-Dec

Rental value, SEK/sq.m. 83 859
Economic occupancy rate 88.1% 89.6%
Property costs, SEK/sq.m. 247 255
Net operating income, SEK/sq.m. 502 514
Fair valise, SEK/sq.m, 7930 7706
Number of proparties 494 492
Lettable area, thousand sq.m. 2651 2 505

CASTELLUM YEAR-
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Net eperating incame incl.

Rental income  pepperties thange in value
2005 2004 2005 20C4
Jan-Dec  Jan-Dec Jan-Dec Jan-Des_
Greater Gothenburg 612 592 781 722
Gresund Region 478 472 634 668
Greater Stockholm 359 363 374 176
Malardalen 239 217 234 144
Western Sméland 219 212 179 178
Total 1907 1856 2202 1888
HND AREPORT 2005




CASTELLUM

Financing

ANANCNG 31-12-2005

Deferred tax labilties
. SEKm 2 126 (10%)}

Derivatives

Shareholders’ equity
SEKmB9AD(42%)

_ SEKm 233 1%}

MNon interest-bearing
liabilities
SEKm 683 (3%)

interest bearing Liabilities
SEKm 9 396 (44%)

Shareholders’ equity
Sharcholders' equity was SEKm 8,940 (8,035}, representing
an equity/assels ratio of 42% (41%). The proposed dividend
will reduce shareholders's equity by SEKm 430,

In order to regulate the company’s capital structure the
company can repurchase 2.3 million own shares in addition
1o the 2 million shares which were repurchased earlier.

Interest-bearing liabilities

As of 31 December 2005 Castellum had long term binding
eredit agreements totalling SEKm 10,956 (10.958). short
term binding credit agreements totalling SEKm 422 (73D)
and a commercial paper programme of SEKm 3.000) (3.000).
Outstanding commercial papers of SEKm 2,369 are fully
covered by unutilized tong term credit agreements. After
deduction of liquid assets of SEKm 5 (7}, net interest-bearing
items were SEKm 9391 (8.827). The average duration of
Castellum's long ferm credit agreements as of 31 Pecember
was 6.1 years.

The average cffective interest rate as of 31 December. 2005
was 3.5% (4.8%), which is 0.8 percentage units lower than the
average interst rate level during the year. This lower interest
rate is an effect of falling market interest rates, the closing of
interest rate swaps, and of an increased share of short term
fixed interest rates. The average fixed interest term on the
same date was 2.7 vears (2.4) and has been achieved through
the extension of loans with short term fixed interest terms by
interest swap agreemens, The share of loans with interest
rate maturity during the next 12 months was 57% (36%).
According 1o the Financial Policy, the average fixed interest
term will be 1.5-3 years and the share of interest rate maturiiy
during the next 12 months will be no more than 60%.

INTEREST RATE AND LOAN MATURITY STRUCTURE 31-12-2605

Interest rate maturity structure  Loan maturity struciure

Interest rate Credit

maturity Average agreements  Utlized

SEKm interest rate SEKm SELm

0-1 year 5 385 2.3% 2791 2485
1-2 years 456 7.0% 6 6
2-3 years 350 4.7% 700 250
3-4 years 450 5.5% 100G 350
4.5 years 150 5.2% 750 250
5-10 years 2 600 4.6% 8500 6050
Total 9 391 3.5% 13747 9391

YEAR-
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Net Asset Value

When assets and liabilities are valued a1 fair value the net
assel value can be calculated using shareholders’ equity in
the balance sheet. However, consideration should be taken to
the value range of +/~ 5% used in property valuations which
shall reflect the uncertainty that exisis in the assumptions and
calculations made. Further, the effective tax can be expected
to be lower than the reporied 28% nominal tax rate, in part
due to the possibility to sell properties in a tax efficient way,
and in part due 1o the time factor for which the 1ax should be
discounted.

In all this gives. with the assumption of a value range
of +/- 5% on property tevel and with the assumption of a
calculated effective tax rate of 10%, a nct asset value in the
range below.

SEKm

Net asset value according to the balance sheet 8940
Reversed 28% deferred tax 2126
Uncertainty range -/+ 5% on properties -+ 1064
Pre tax net asset value 10002-12130
SEK/share 244 - 296
Calculated deferred tax 10% —653 - -B66
Net asset value after 10% tax 9349-11264
SEK/share 228- 275

The Parent Company

Net incomne after tax for the parent company, which has only
group-wide functions. amounted to SEKm 444 (133), of which
SEKm 481 (205) was group contributions and anticipated
dividend from subsidizries and SEKm —40 (—146) was change
in value of the derivative porifolio. Turnover, which consists
mainly of intra-group services, was SEKm 9 (9).

Besides liquid assets of SEKm 0 (D), the assets of the parent
company consist mainly of the financing of the subsidiaries’
property holdings. Shares in subsidiaries amounted 1o SEKm
3,727 (3,727) and interest-bearing internal financing of the
subsidiaries was SEKm 9,925 (9,699). Financing has chiefly
been provided through shareholders” equity of SEKm 4,026
(3.769), of which SEKm 3.920 (3,663) is non-restricted equity.
and external long-term liabilitics of SEKm 9,387 (8.825).

CAasSTELLUM
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Proposed dividend and share split

The Board intends to propose the Annual General Meeting a
dividend of SEK 10.50 per share, which is an increase of 11%

compared to the previous vear. The dividend ratio is 73% of

income from property mangement after deduction ot 28% tax.
As record day {or dividend March 28, 2006 is proposed.

The Board also propasesa4; 1 share split. by which every old
share is replaced by four new shares as the number of shares in
Castellum increases from 43,001,677 1o 172,006.708. Record
day for the share split is planned to be April 27, 2006.

The Board will also propose the Annuat General Mecting to
decide on a renewed mandate for repurchase of the company's
own shares and due to a new Companies Act and the share
split, 2 new Articles of Association.

Nomination Committee proposal

‘The Nomination Committee has decided to propose re-¢lection
of Jan Kvarnstrém, Marianne Dicander Alexandersson, Ulla-
Britt Frejdin-Hellgvist, Mats [sraelsson, Stig-Ame larsson
and Goran Lindén and new-election of Christer Jacobsson
to the Board of Directors. Jan Kvarnstrém is proposed as
Chairman of the Board of Directors.

Remuneration to the Board of Directors is proposed to SEK
1.600.000. of which SEK 400.000 to the Chairman and SEK
200.000 to each one of the other Directors.

Gothenburg January 26, 2006

Hakan Hellstrém
Chiel Executive Officer

his Year-end Repoart hus not been examined by the company s
aﬁdirors./
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2005 2004 2005 2004
SEKm Oct-Dec Oct-Dec Jan-Dec Jan-Dec
Rental income 485 475 1907 i 856
Operating expenses -99 . -g95 -353 - 342
Maintenance - 24 -28 -93 -97
Ground rem -4 -4 - 16 -16
Real estate tax -16 -16 - 69 -74
Leasing and property administration -29 -25 - 106 - 99
Net operating income 313 307 1270 1228
Central administrative expenses -20 - 22 -68 - 63
Net financial items - B3 -103 - 382 - 418
Income from property management 210 182 820 741
Changes in value .
Praperties, realized 0 -2 Il 89
Properties, unrealized 389 354 861 571
Derivatives, realized 5 - 14 -
Derivatives, unrealized 80 - B6 - 54 - 146
Income before tax 684 448 1712 1255
Current tax -4 18 -1 -5
Deferred tax -129 - 143 - 417 - 334
Net income for the period/year 551 323 1294 916

DATA PER SHARE (since there is no potential common stock, there is no effect of dilution)

2005 2008 2005 2004
Oct-Dec Qct-Dex tan-Dec Jan-Dec
Average number of shares, thousand 41 000 41 000 41 000 41 000
Earnings after tax, 5EK 13.44 7.88 31.56 22.:4
Income from property management, SEX 5.12 4.44 20.00 18.07
Outstanding number of shares, thousand 41 000 41 000 47 000 41 000
Fair vafue of properties, SEK 519 a74 519 474
Shareholders’ equity, SEK 218 196 218 196
FINANOAL KEY RATIOS 3
2005 2004 2005 2004
Oct-Dec Oct-Dec Jan-Dec Jan-Dec
Net cperating income margin 65% 65% 67% 66%
Interast coverage ratio 353% 277% 315% 277%
Return on equity 11.6% 5.1% 15.2% 11.8%
Return on iotal capital 7.4% 7.7% 10.4% 9.6%
Investments, SEKm 446 182 1357 1268
Sales, SEKm 0 44 468 454
Equity/assets ratio 42% 41% 42% 41%
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BALANCE SHEET , ‘
2005 2004
SEKm 31 Dac 31 Dec
Assets
Investments properties 21270 12 449
Other fixed assets 14 9
Current receivables 29 BS
Cash and bank 5 7
Total assets 21378 19 550
Shareholders’ equity and liabilities
Shareholders’ equity 8940 8035
Deferred tax liability 2126 1659
Longterm interest-bearing liabilities 9396 8834
Derivatives 233 3N
Non-interest-bearing liabilities 683 631
Total shareholders’ equity and liabilities 21378 19 550
CHANGES IN EQUITY . )
Number of outstanding Share Restricted  Nen-restricted Total
SEKm shares, thousand capital reserves equity equity
Sharehotders’ equity 31-12-2003 41 000 86 20 4583 4 689
Change of accounting principles - IFRS - - - 2778 2778
Dividend (SEK. 8.5C per share) - - ~ -348 - 348
Net income for the year ~ - - 516 916
Sharehelders’ equity 31-12-2004 41000 86 20 7929 8035
Dividend (SEK 9,50 per share) - - - -389 - 1389
Net income for the year - - - 1294 1294
Shareholders’ equity 31-12-2005 41000 B6 20 B 834 8 940
t
CASH FLOW STAYEMENT :
2005 2004
SEKm Jan-Dec Jan-Dec
Met operating income 1270 1228
Centrat administrative expenses - 68 -69
Reversed depreciations 5 4
Net financial items paid - 446 - 403
Tax paid on income from property management -1 -
Cash flow from operating activity
before change in working capital 760 760
Change in current receivables -32 20
Change in current liabilities 42 14
Cash flow from operating activities 770 854
Investments in existing properties -597 -420
Property aquisitions -710 - BN
Change in liabilities at acquisitions of property 74 -14
Property sales 458 488
Change i receivables at sales of property 30 -8
QOther net investment -12 -3
Cash flow from investment activities - 747 - 768
Change in longterm fiahilities 562 236
Closing derivatives -198 -
Dividend paid - 389 - 348
Cash flow from financing activities - 25 -112
Cash fiow for the year -2 - 26
Cash and bank, opening balance 7 33
Cash and bank, closing balance 5 7
CASTELLUM YEAR-END REPOQRT 2005 13



The Castellum Share

The Castellum share s listed on Stockholmshérsen’s
(Stockholm Exchange) O-list, Attract 40, At the end of the
year the company had about 7,900 sharcholders. Shareholders
registered abroad cannot be broken down in terms of directly
held and nominee registered shares. The ten single largest
Swedish shareholders can be seen in the table below.

SHAREHOLDERS ON 31-12-2005

Percentage of
Number of shares voting rights
Shareholder thousand and capital
Szombatfatwy, Laszlo 2500 6.1%
AFA Sjukférsikrings AB 1781 4.4%
Fjarde AP-fonden 1030 2.5%
AMF, Pensionsfarsikrings AB 708 1.7%
S0, Forsékringsféreningen 698 1.7%
Reburs Aktiefond Realirvest 662 1.6%
Tredje AP-fonden 651 1.6%
AFA TFA Frs3krings AB 541 1.3%
Societe Generale Dep Des Services 504 1.2%
Svenskt Nanngsliv 340 0.8%
Qther shareholders registered in Sweden 12 560 30.7%
Sharehclders registered abroad 19 025 46.4%
Total outstanding shares 41 000 100.0%
Repurchased shares 2002
Total registered shares 43002

There is no potential common stock (eg. convertibles),

DISTRIBUTION OF SHAREHOLDERS BY COUNTRY 31-12—2“9;5

USA 16%
Qreat Britain 8%
xembourg 6

£ The Methedands &%
Other 12%

Fungs, wseance comp et 1%
Frvate peors, prvate comg 4%

AP funds 5%
TIUSIS, ASSOCRtONS ¢1L. %

The Castellum share price as at 31 December, 2005 was SEK
286 equivalent to a market capitalization of SEK 11.7 billion.
calculated on the number of cutstanding sharcs.

During 2005 the turnover was 23.3 million shares.
equivalent to an average of 92,000 per day, corresponding on
an annual basis to a turnover rate of 37%.

During the last 12-month period the total yield of the

Castellum share has been 24.2%. including dividend of

SEK 9.50, Since [PO on 23 May, 1997 the total vield of the
Castellum share compared with the issue price of SEK 51 has
been on average 24.5% per year.

TOTAL YIELD (INCLUDING DIVIDEND}) r

On average per
year May 1997-

2005 Dec 2005
The Castellum share +24.2% +24.5%
Stockholm Stock Exchange (S1X) +36.3% +9.2%
Real Estate Index Sweden (EPRA) +40.2% +19.6%
Real Estate Index Europe (EPRA)  +25.8% +14,3%

THE CASTELLUM SHARE'S PRICE TREND AND TURNOVER SINCE IPO 23 MAY, 1997 UNTIL 20 JANUARY, 2006

Turnower, milson shares per month

Share pr.ce, SEK
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MULTI YEAR SUMMARY .

2005 2004 2003 2002 2001 206Ky 1699 1998 1957

income Statement, SEXm
Rental income 1907 1 856 1758 1684 1571 1435 3 256 1200 1131
Property costs -637 -528 -595 -560 -549 -518 -459 -518 -534
Net operating income 1270 1228 1163 1124 1022 917 757 682 597
Central administrative expenses -68 -69 -67 ~63 -67 -62 -56 -58 -53
Net financial items -382 =418 -428 -442 -414 ~360 =271 =271 ~234
Income from property management 820 141 668 619 541 495 430 353 310
Changes in value
Properties, realized 71 89 51 92 22 il 106+ 89+ 64~
Properties, unrealized 861 571 ~104 159 664 597 - -+ -
Derivatives, realized 14 - - - - - ~* -+ -*
Derivatives, unrealized -54 -146 -13 -168 42 -114 - - -
Depreciation, items affecting

comparability exc - - - - - -12 -84 -78* -83+
Current tax -1 -5 -1 -2 - -1 - -1 -
Deterred tax ~417 -334 171 —44 -338 =276 -127*~ -101" -8i*
Net income for the year 1294 916 440 656 931 760 328* 262* 210*
Balance Sheet, SEKm
Investments properties 21270 19449 18035 17348 16551 14759 13337 BE95* 8586
Other fixed assets 103 94 167 172 394 118 184 767 710
Cash and bank 5 7 33 20 20 11 96 100 116
Total assets 21378 19550 18215 17540 16965 14888 13617 9562 9412
Shareholders’ equity 8940 8035 7 4587 7334 6946 6240 6604 4263* 4182
Interest-bearing liabilities 9 396 8834 8598 8264 8254 7 245 5670 4 765 4735
Deferred tax liahility 2126 1659 1294 1124 1081 743 468 -t -
Derivatives 233 3N 245 232 %} 106 - - -*
Non-interest-bearing liabilities 683 631 611 586 620 554 875 534 435
Total shareholders' equity

and liabilities 21378 19550 18215 17540 16965 14888 13617 9562 9412
Financial key ratios
tncome from property management, SEKm B20 741 668 619 541 495 430 353 310
Net operating income margin 67% 66% 66% 67% 65% bA% 60% 57% 53%
Average interest rate 4.3% 4.9% 5.4% 5.7% 5.8% 5.9% 5.8% 6.3% 6.2%
Interes: coverage ratio 315% 277% 256% 240% 231% 238% 255% 230% 232%
Return on equity 15.2% 11.8% 5.9% 9.2% 14.1% 11.8% 76%"* 6.2%"* 5.1%*
Return on total capital 10.4% 9.6% 5.9% 76% 103% 106% 7% 67% 57%"
Investments in properties, SEKm 1357 1 268 1108 1050 174 1352 1993 T2 8567
Sates, SEKm 468 494 397 503 635 598 425 571 339
Equity/assets ratio 42% 41% 41% 4% 41 % 42% 48% 45%* 44%*

Data per share (since there are no potential common stock, there is no effect of dilution)

Average number of shares, thousand 41000 41000 41000 41000 41000 46628 50000 50000 50000
Earnings after tax, SEK 3156 22.34 10.73 16.00 22.71 16.30 6.56* 5.24* 4.20*
Income from property management, SEK 20.00 18.07 16.29 15.10 13.20 10.62 8.60 7.06 620
Number of outstanding shares, thousand 41000 41000 41000 41000 41000 41000 50000 50000 50000
Dividend, SEK {2005 proposed) 10.50 9.50 8.50 7.50 6.50 5.50 450 3.50 2.75
Diwvidend ratio 73% 73% 72% 69% 68% 72% 3% 69% 62%
Fair value of properties, SEK 519 474 439 423 404 360 267 174+ 172+
Sharehelders’ equity, SEK 218 196 182 179 169 152 132 85+ B4

* Since valuations for 1997-1998 have not previously been disclosed. no adjusiments have been made for new the accounting ponciples.
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CALENDAR .

The Annual Report for 2005 will be kept on view in Castellum’s head office and on For further information please
Castellum’s website from around February 7th, 2006. The printed Annual Report cantact Hakan Hellstréim, CEQ
will be distributed by post to the shareholders in the end of February 2006. telephone +46 31-60 74 00 or

visit Castellum's website.

The English version of the Annual Report will be kept an view in Castelflum’s head
office and on Castellum’s website from the beginning of March 2006.

Annual General Meeting 23 March, 2006 at 5pm
(The Stenhammar Room, the Gothenburg Concert Hall, Gotaplatsen
in Gothenburg. Entrance will be open from 4pm.)

Interim Report January-March 2006 19 April, 2006
Half-year Report January-June 2006 18 July, 2006
Interim Repert January-September 2006 18 October, 2006
Year-end Report 2006 24 January, 2007
Annual General Meeting 22 March, 2007

www.castellum.se
On Castellum’s website it is possible to download as well as subscribe to Castellum’s Pressreleases and Interim Reports.

All photos in this Year-end Report show the properties Snédroppen 8 and Cedern 9 in Boras, which were acquired in
December 2005.

SUBSIDIARIES '

Aspholmen Fastigheter AB Fastighets AB Corallen

Elementviigen 14, SE-702 27 Orebro Lasarettsgatan 3, Box 148, SE-331 21 Varnamo
Telephone +46 19-27 65 00 Fax +46 19-27 42 50 Telephone +46 370-69 49 00 Fax +46 370-475 90
orebro@aspholmenfastigheter.se info@corallen.se

www.aspholmenfastigheter.se www.corallen.se

Fastighets AB Briggen Eklandia Fastighets AB

Fredriksbergsgatan 1, Box 3158, SE-200 22 Malmé Ringdgatan 12, Box 8725, SE-402 75 Gathenburg
Telephone +46 40-38 37 20 Fax +46 40-38 37 37 Telephone +46 31-744 09 00 Fax +46 31-744 09 50
tastighets.ab@briggen.se info@ektandia.se

www.briggen.se www.eklandia.se

Fastighets AB Brostaden Harry Sjoégren AB

Bolidenvagen 14, Box 5013, SE-121 05 Johanneshov Kraketorpsgatan 20, SE-431 53 Maindal

Telephone +46 8-602 33 00 Fax +46 8-602 33 30 Telephaone +46 31-706 65 00 Fax +46 31-706 65 29
info@brostaden se info@harrysjogren.se

www.brostaden.se www.harrysjogren.se

in the event of conflict in interpretation or differences between this report and the Swedish version, the latter will have priority.

CASTELLUM

Castellum AB (publ) » Box 2269, SE-403 14 Gothenburg, Sweden  Visiting address Kaserntorget 5
Telephone +46 31-60 74 00 » Fax +46 31-13 17 55 « E-mail info@castellum.se * www.castellum.se
Org nr 556475-5550




CASTELLUM

AECTIVED
PRESS RELEASE 2/2005 MR A GGy
Gothenburg, January 27, 2005 BTSRRI I S USSR
cenPOTATE fovy g

Castellum proposes an increased dividend of SEK 9.50
¢ Rental income for 2004 amounted to SEKm 1,856 (1,758).

¢ Net income after tax for the year amounted to SEKm 586 (526) equivalent to SEK 14.29
(12.83) per share,

¢ Income from property management per share improved by 12% to SEKm 609 (545)
equivalent to SEK 14.85 (13.29) per share.

¢ The Board proposes an increased dividend of SEK 9.50 (8.50) per share.

Net income from property management during the year, i.e. net income excluding capital gains from
property sales, write downs and tax, amounted to SEKm 609 (545), equivalent to SEK 14.85 (13.29) per
share. The improvement of 12% has been achieved mainly through lower interest rate levels. Cash flow
from property management totalled SEKm 7435 (672), equivalent to SEK 18.17 (16.39) per share — an
improvement of 11% compared with previous year.

During 2004, 28 (24) properties were sold for a total of SEKm 494 (397), with a capital gain of SEKm 190
(180). Castellum’s net income after tax for the year was SEKm 586 (526), equivalent to SEK 14.29 (12.83)
per share.

Acquisitions and investments during 2004 amounted to SEKm 1,268 compared with SEKm 1,108 during
2003.

The property valuation at the year-end indicates an increase in Castellum's portfolio of approx. 3%. Net
asset value before tax may be calculated to SEKm 10,085, equivalent to SEX 246 per share, while the net
asset value after a 28% tax deduction may be calculated to SEKm §,317, equivalent to SEK 203 per share.

“I’'m very pleased with the net income for the year 2004 and thar all our overall objectives were achieved”
comments Castellum’s CEO, Lars-Erik Jansson. “I estimate that the demand for premises in our
submarkets has reached the bottom. Rental levels have been relatively stable, yet there is a continued high
pace of change in the business environment, resulting in terminations which implied a negative net leasing
for the year™, adds Lars-Erik Jansson

At today’s meeting, the Board of Directors decided to propose to the Annual General Meeting a dividend
of SEK 9.50 per share and Wednesday, March 30, 2005 as record day for dividend. The Board also decided
to propose that the AGM would re-authorize the Board to decide on purchase and transfer of own shares.

The Board of Castellum AB has decided that the current incentive programme for the management and
other senior executives shall be extended on essentially unchanged conditions. The programme, which
includes nine people in all lasts for three years and consists of one part based on the development of the
share price as well as one part based on the earnings trend of the company. Any bonus payable will be paid
out as salary and at least half of the net pay shall be used for purchase of Castellum shares.

Enclosure: Year-end Report 2004

Castellum is one of the major listed real estate companies in Sweden. The book value of the real estate portfolio amounts to
approx. SEK 15 billion, and comprises mainly commercial properties. The real estate portfolio is owned and managed by six
wholly owned subsidiaries with strong local roots in five growth regions: Greater Gothenburg, the Oresund Region, Greater
Stockholm, Western Smdland and Miilardalen. The Casielium share is listed on Stockholmsbérsen’s O-list.

For further information, please contact
Lars-Erik Jansson, CEO, phone +46 31 60 74 00/ mobile +46 705-92 06 70
Hikan Hellstrdm, CFO/deputy CEQ, phone +46 31 60 74 00 / mobile +46 705-60 74 56
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Summons to the Annual General Meeting of Shareholdersin IR 21 A iy

CASTELLUM REERL

The shareholders of Castellum AB (publ) are hereby summoned to the annual general meeting
of shareholders to be held on Thursday 22 March 2007, at 5 pm in the Gothenburg Concert
Hall, Stenhammarsalen, Gétaplatsen, Goteborg. The entrance opens at 4 pm.

Notification etc

Shareholders wishing to attend the annual general meeting must be registered as shareholders
in the share register kept by the Swedish Companies Registration Office (VPC AB) by Friday,
16 March 2007 and must also have notified their attendance to the company no later than 4
pm on Friday, 16 March 2007.

Notification of attendance at the annual general meeting can be made by post to Castellum
AB (publ), Box 2269, 403 14, Géteborg, by phone +46 (0)31-60 74 00, by fax +46 (0)31 13
17 §5, by e-mail mfo@castellum se, or by filling out a notification form on
www.castellum.se. The notification must state name/business name, social security
number/company registration number, address and telephone number.

Shareholders who own shares through a nominee must temporarily register such nominee
shares in their own name in order to have the right to participate in the annual general
meeting. Such registration must have been carried out at the Swedish Companies Registration
Office (VPC AB) no later than Friday, 16 March 2007. Shareholders must, in good time
before this date, instruct their nominees to effect such registration.

The annual accounts, the audit report, the Board of Director’s statement regarding proposed
distribution of profit to the shareholders and the complete proposals and statements regarding
items 14, 15, 16 and 17 below, can be obtained from the company’s office at Kaserntorget 5,
Goteborg, and will be sent to shareholders upon request, provided the shareholder states a
postal address. The above mentioned documents can also be obtained on the company’s
website www.castellum.se. and will be presented at the annual general meeting. The

company’s annual report will be sent to the company’s shareholders around 20 February
2007.

Items

|. Election of Chairman of the meeting.

2. Preparation and approval of the voting list.

3. Approval of the agenda.

4. Election of one or two persons to verify the minutes.
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10.

12.

13.

14.

15.

16.

17.

Consideration of whether or not the meeting has been duly convened.

Presentation of the annual accounts and the audit report as well as the group accounts and
the group audit report. Presentation by the Chairman of the Board of Directors and the
Chief Executive Officer.

Resolution regarding the adoption of the profit and loss account ant the balance sheet as
well as the consolidated profit and loss account and the consolidated balance sheet.

Resolution regarding the allocation of the company’s profit in accordance with the
adopted balance sheet.

Resolution regarding discharge from liability towards the company in respect of the
members of the Board of Directors and the Managing Director.

The Election Committee’s report on its work.

. Resolution regarding the number of members of the Board of Directors and the number

of auditors and deputy auditors.

Resolution regarding remuneration to the members of the Board of Directors and to the
auditors.

Election of members of the Board of Directors and Chairman of the Board of Directors
and election of auditors and deputy auditor,

Resolution regarding the setting up of an election committee for the next annual general
meeting.

Resolution regarding guidelines for remuneration to members of the executive
management of the company.

Resolution regarding an incentive program for members of the executive management of
the company.

Resolution regarding authorization for the Board of the Directors to resolve to acquire
and transfer the company’s own shares.

Proposals for Resolution

ltem 1
The Election Committee proposes Mr. Claes Beyer to preside as Chairman of the meeting,

Item 8

The Board of Director’s proposes a distribution of SEK 2,85 per share and Tuesday, 27
March, 2007 as the record day for distribution, which means that the last trading day for
shares including distribution will be Thursday, 22 March 2007.
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Items 11, 12 and 13

An Election Committee has, in accordance with the resolution taken by the shareholders at the
annual general meeting of 2006, been established consisting of Mr. Lars Ohrstedt representing
AFA Forsikring, Mr. Laszlé Szombatfalvy, Ms Asa Nisell representing Swedbank Robur and
Mr. Jan Kvarnstrdm, Chairman of the Board of Directors. The Chairman of the Election
Committee is Mr. Lars Ohrstedt.

The Election Committee has made the following proposals.

(a)
)

(©)

(d)
(e)
(f)

The Board of Directors should consist of seven members.

The current level of remuneration to the members of the Board of Directors should
remain unaltered, SEK 1,600,000, out of which SEK 400,000 shouid be allocated to the
Chairman of the Board of Directors and SEK 200,000 to each of the remaining members
of the Board of Directors. The amounts include compensation for committee work.

Mr. Jan Kvarnstrom, Mrs. Marianne Dicander Alexandersson, Mrs. Ulla-Britt Frijdin-
Hellgvist, Mr. Christer Jacobson and Mr. Géran Lindén should be re-elected as
members of the Board of Directors. Mr. Per Berggren and Mr. Mats Wippling should be
elected new members of the Board of Directors. Mr, Jan Kvarnstrém should be re-
elected as Chairman of the Board of Directors. Mr. Mats Israeisson and Mr. Stig-Ame
Larsson have declined being re-elected as memb